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INTRODUCTION  

The 2019 Pittsville Comprehensive Plan (the Plan) establishes goals, objectives, and 

recommendations intended to promote the health, safety, order, convenience, prosperity, and the 

general welfare, as well as efficiency and economy in the development process.  As a policy 

document, the Plan is general, providing ñbig pictureò guidance as a framework and direction for 

all components of what may be considered the Townôs planning program. The Plan is not a 

ñstand-aloneò document but is supported and in turn, supports related program documents such 

as the following: 

¶ Zoning Ordinance; 

¶ Subdivision Regulations; 

¶ Capital Improvements Program; 

¶ Water and Sewer Facilities Plans; and 

¶ Other Town ordinances such as Sediment and Erosion Control, Floodplain Management, 

Stormwater Management, and Forest Conservation. 

 

The planning area for this document encompasses the corporate limits of Pittsville and 

surrounding areas that may be annexed into the Town at some future point.   

Maryland Planning Laws and Policies  

Planning for Pittsville must be mindful of context derived from State enabling legislation. State 

law requires Town to coordinate its growth and development policies with those of Wicomico 

County and the State.   The following briefly summarizes State laws intended to ensure 

coordinated and effective growth management and resource protection policies and programs at 

all levels of government.  

The Land Use Article ï Planning & Zoning Enabling Act 

The Land Use Article of the Annotated Code of Maryland is the Planning and Zoning enabling 

legislation from which the Pittsville derives its powers to regulate land use. Title 3, Subtitle 1 of 

the Land Use Article sets forth the minimum requirements for a comprehensive plan, which shall 

include, among other things: 

¶ a community facilities element; 

¶ an area of critical State concern element; 

¶ a goals and objectives element; 

¶ a land use element; 

¶ a development regulations element; 

¶ a sensitive areas element; 
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¶ a transportation element;  

¶ a municipal growth element;  

¶ a water resources element; and  

¶ if current geological information is available, the plan shall include a mineral resources 

element. 

Marylandôs Visions 

Planning for Pittsville has been guided by the twelve components of Marylandôs visions outlined 

in § 1-201 if the Land Use Article. Marylandôs ñVisionsò are as follows: 

1.  Quality of Life and Sustainability: A high quality of life is achieved through universal 

stewardship of the land, water, and air, resulting in sustainable communities and 

protection of the environment.  

2.  Public Participation: Citizens are active partners in the planning and implementation of 

community initiatives and are sensitive to their responsibilities in achieving community 

goals.  

3.  Growth Areas: Growth is concentrated in existing population and business centers, 

growth areas adjacent to these centers, or strategically selected new centers.  

4.  Community Design: Compact, mixed-use, walkable design consistent with existing 

community character and located near available or planned transit options is encouraged 

to ensure efficient use of land and transportation resources and preservation and 

enhancement of natural systems, open spaces, recreational areas, and historical, cultural, 

and archeological resources.  

5.  Infrastructure: Growth areas have the water resources and infrastructure to accommodate 

population and business expansion in an orderly, efficient, and environmentally 

sustainable manner.  

6.  Transportation: A well-maintained, multimodal transportation system facilitates the safe, 

convenient, affordable, and efficient movement of people, goods, and services within and 

between population and business centers.  

7.  Housing: A range of housing densities, types, and sizes provide residential options for 

citizens of all ages and incomes.  

8.  Economic Development: Economic development and natural resource-based businesses 

that promote employment opportunities for all income levels within the capacity of the 

State's natural resources, public services, and public facilities is encouraged.  
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9.  Environmental Protection: Land and water resources, including the Chesapeake Bay and 

its coastal bays, are carefully managed to restore and maintain healthy air and water, 

natural systems, and living resources.  

10.  Resource Conservation: Waterways, forests, agricultural areas, open space, natural 

systems, and scenic areas are conserved.  

11.  Stewardship: Government, business entities, and residents are responsible for the creation 

of sustainable communities by collaborating to balance efficient growth with resource 

protection.  

12.  Implementation: Strategies, policies, programs, and funding for growth and development, 

resource conservation, infrastructure, and transportation are integrated across the local, 

regional, state, and interstate levels to achieve these visions. 

Sensitive Environmental Areas 

The Maryland Economic Growth, Resource Protection, and Planning Act of 1992 added the 

requirement that a comprehensive plan must contain a ñSensitive Areas Element,ò which 

describes how the jurisdiction will protect the following: 

¶ Streams and stream buffers;  

¶ 100-year floodplains; 

¶ Endangered species habitats; 

¶ Nontidal wetland; 

¶ Steep slopes; and 

¶ Other sensitive areas a jurisdiction wants to protect from the adverse impacts of 

development. 

Smart Growth Areas Act of 1997 

The "Smart Growth" Areas Act of 1997, Chapter 759 of the Laws of Maryland of 1997, requires 

the State to target funding for "growth-related" projects to Priority Funding Areas (PFAs) 

beginning October 1, 1998. Growth-related projects are defined in the legislation and include 

most State programs which encourage or support growth and development such as highways, 

sewer and water construction, economic development assistance, and State leases and 

construction of new office facilities. 

The legislation intends to marshal the Stateôs financial resources to support growth in 

Marylandôs communities and limit development in agricultural and other resource conservation 

areas. At the heart of the Smart Growth concept are the ñPriority Funding Areasò (PFAs), which 

represent local growth areas targeted for State funding. PFAs include municipalities, rural 
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villages, communities, industrial, and planned growth areas served or planned for service by 

public water and sewerage.  

Local comprehensive plans must show designated ñGrowth Areasò including areas planned for 

annexation by municipalities. Land within growth boundaries may be designated as a Priority 

Funding Area (PFA) provided a 10-Year Water and Sewerage Plan recognizes planned sewer 

service and such designation is a long-term development policy that promotes efficient land use 

and public infrastructure. Plans must include areas considered as PFAs, such as planned water 

and sewerage service areas, residential development areas, industrial development areas, 

economic development areas, and parks. 

2006 Maryland House Bill 1141 

In 2006, the Maryland State Legislature passed House Bill 1141 (HB 1141), which amended the 

Land Use Article and Local Government Article, Subtitle 4-400 of the Annotated Code of 

Maryland. Amendments include provisions for the inclusion of a ñWater Resources Elementò 

and ñMunicipal Growth Elementò in local comprehensive plans.  

HB 1141 establishes additional substantive and procedural requirements for municipalities 

preparing comprehensive plans including provisions for inter-governmental coordination of land 

use and growth management planning. 

Information developed under the provisions of HB 1141 will be reviewed and evaluated by State 

agencies, including the Maryland Departments of the Environment, Natural Resources, and 

Planning. Procedural requirements include the following: 

¶ A ñMunicipal Growth Elementò that specifies where Pittsville intends to grow during the 

planning period, if at all, outside its existing corporate limits. It also must discuss how the 

Town plans to address services, infrastructure, and environmental protection needs for 

the Growth Area. 

 

¶ The Town must develop the ñMunicipal Growth Elementò in coordination with 

Wicomico County. Before approving a Growth Element, the Town must provide a copy 

to the County, accept their comments, meet and confer with the County, and, on request 

from either entity, engage in mediation to facilitate the Growth Element.  

 

¶ The Town and County must include in their respective comprehensive plans a ñWater 

Resource Plan Elementò that identifies drinking water and other water resources to meet 

current and future demands. It also must identify suitable water and land areas to receive 

stormwater and wastewater derived from development.  
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¶ For land annexed after September 2006 to qualify for State assistance as a Priority 

Funding Area-PFA, the Town must complete an analysis of land capacity available for 

development, including infill and redevelopment opportunities.  

 

¶ In addition to the Municipal Growth Element, HB1141 requires local jurisdictions to 

include within an update of their Comprehensive Plan a Water Resources Element. 

 

¶ The Town must develop and share with other planning agencies an ñAnnexation Planò 

that is consistent with its Growth Element in the Comprehensive Plan. 

 

HB 1141 requires the Maryland Department of the Environment (MDE) to provide technical 

assistance to local governments regarding the development of a Water Resources Element. The 

Maryland Department of Planning (MDP) also is required to provide technical assistance to a 

municipality regarding the ñMunicipal Growth Element.ò  

Sustainable Growth & Agricultural Preservation Act of 2012 

The Maryland General Assembly approved the Sustainable Growth & Agricultural Preservation 

Act of 2012, also known as the septic law, during the 2012 General Assembly session. Mapping 

the Growth Tiers (Tiers) is intended to be a straight-forward exercise based on existing local 

government plans and goals for growth and land preservation.  Tier mapping is expected to 

reflect existing zoning, comprehensive plans, and sewer service. The law applies only to 

residential subdivisions, not to commercial, industrial, or other non-residential subdivisions. 

Four Tiers of land use categories are created to identify where major and minor residential 

subdivisions may locate in a jurisdiction and what type of sewerage system will serve them. Tier 

I areas are currently served by sewerage systems. Tier II areas are planned to be served by 

sewerage systems. Tier III areas are not planned to be served by sewerage systems. These are 

areas where growth on septic systems can occur. Tier IV areas are planned for preservation and 

conservation and prohibit major residential subdivision. Pittsville adopted its Tier Map in 2012.  

Title I, Subtitle 5 of the Land Use Article ("LU") of the Annotated Code of Maryland established 

the standards for designating growth tiers. Following these standards, Pittsville adopted its first 

Growth Tiers map in 2012.  The Tiers 1 and 1A shown on Map I-1 encompass Pittsvilleôs 

planned growth including recently annexed land. As required by LU § 1-505 of the Annotated 

Code Map I-1 is hereby incorporated as an element of the Pittsville Comprehensive Plan. 
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Other Changes 

Other changes in Maryland planning requirements since 2006 include a requirement that local 

jurisdictions provide quantitative growth measures and indicators annually and a Five-Year Mid 

Cycle Report assessing the plan implementation. Also, Planning Commissioners must now 

complete training, and comprehensive plans must be updated at least every ten (10) years.  

Pittsvilleôs Vision 

Pittsvilleôs vision is a town living environment that supports the health, safety, and welfare of its 

residents and financially sustainable improvements that strengthen the physical structure of 

neighborhoods, enhance the sense of community, increase property values, and expand 

employment opportunities. 
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CHAPTER 01 - LAND USE 

Introduction  

Under the provisions of Marylandôs Economic Growth, Resource Protection, and Planning Act 

of 1992 (Planning Act of 1992), all regulations (e.g., zoning) that are used to implement 

comprehensive plans must be consistent with the recommendations and policies of the plan. 

Also, State and local funding decisions must be consistent with the local plan and the twelve 

State visions.  

As stated in the Land Use Article, the plan should contain, among other minimum elements, a 

land use plan which ñproposes the most appropriate and desirable patterns for the general 

location, character, extent, and interrelationship of the uses of public and private land, on a 

schedule that extends as far into the future as is reasonable.ò  Beyond these minimum 

requirements, the plan must be responsive to Marylandôs growth management requirements as 

established Marylandôs ñSmart Growthò initiatives, including in the Planning Act of 1992, the 

Neighborhood Conservation and Smart Growth Areas Act of 1997, 2006 Maryland House Bill 

1141, and the Smart and Sustainable Growth Act of 2009.  

The Land Use Plan also must reflect careful consideration of factors that influence how land is 

used to ensure minimal conflict. Public policy concerning municipal growth, community 

facilities and services, transportation infrastructure, resource conservation, housing, and 

community design, and fiscal management must be balanced against such things as existing land 

use, expectations created by existing zoning, existing and future private investment and market 

forces. The Land Use Plan element defines ñmost appropriate and desirableò land use pattern for 

the Town and what the Town considers as ñsmart growthò within the guidance provided by the 

State and tempered by the other factors that influence land use. 

Existing Land Use 

Map 01-1 depicts existing land use patterns. The single-family residential land use category 

dominates developed land within Pittsville (see Table 01-1). Vacant land, much of which is in 

agriculture or forest use, is the next leading land use category. Nonresidential uses (commercial 

and industrial) account for approximately eight percent of the developed land within the Town. 

Table 01-1: Existing Land Use 

Land Use Acres Percent 

Single Family Residential 385 40.1% 

Multifamily Residential 11 1.1% 

Commercial 74 7.7% 

Public 27 2.8% 

Industrial 3 0.3% 



Version 10-10-19 

 

9 

 

Table 01-1: Existing Land Use 

Land Use Acres Percent 

Vacant 436 45.5% 

Other 23 2.4% 

Total 959 100.0% 

Source: MdProperty View, Wicomico County 2015/16 Edition 

Existing Zoning 

Pittsvilleôs zoning ordinance divides the Town into nine zoning districts (see Map 01-2). Not 

shown on the official zoning map are two zones, the R5 High-Density Residential, and the M2 

Heavy Industrial districts. Over three-quarters of the land in the Town is zoned either R1 or R2, 

both of which only allow single-family dwellings or manufactured homes (see Table 01-2).  

Table 01-2: Zoning Districts 

Zoning Districts Acres Percent 

R1 Prime Residential, Single-Family 459 51% 

R2 General Residential, Single-Family 235 26% 

R3 Residential Multiple Family  80 9% 

R4 Mobile Home Residential 51 6% 

R5 High Density Residential 0 0% 

C1 Central Commercial 12 1% 

C2 Highway Business 26 3% 

M1 Light Industrial 41 4% 

M2 Heavy Industrial 0 0% 

Source: Peter Johnston & Associates, LLC 

Land Use Goals, Objectives, and Policies 

Goals 

1. Enhance the unique identity of Pittsville by encouraging an appropriate mix of residential 

and nonresidential uses organized around an identifiable town center. 

2. Maintain residential property values and encourage infill and redevelopment that makes 

efficient use of existing infrastructure. 

3. Encourage the development of new, well-designed, and suitably located commercial facilities 

and maintenance and revitalization of existing commercial uses. 

4. Utilize the unique location advantage of the Town near the U.S. 50 corridor for development 

that will increase employment opportunities for town residents and improve the assessable 

base of the Town. 
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Objectives 

1. Encourage context-appropriate infill and redevelopment on vacant and underutilized land 

within the existing corporate area.  

2. Establish sewer allocation policies that give priority to residential and nonresidential infill 

and redevelopment of vacant and underutilized land within the town center and 

nonresidential development at the fringes and in annexed areas with demonstrable economic 

benefits for the town.  

2. Maintain opportunities for a viable economic base which encourages further investment, 

diversification, and expansion, offers a broad range of employment and business 

opportunities, and enhance the tax base of the Town. 

3. Adopt flexible development regulations that support commercial, business, and light 

industrial uses in appropriate locations, including small businesses in mixed-use settings. 

Policies 

1. Pittsville will encourage growth and development to occur in locations and in a manner 

which enhances community identity and can be supported by the availability of 

transportation and public facilities. 

2. Pittsville will amend the Zoning Ordinance and Subdivision Regulations to support the 

recommendations contained in the Comprehensive Plan. 

3. Pittsville will support increased availability of affordable housing to provide a diversity of 

housing opportunities. 

4. Pittsville will encourage universal design in the development of housing and communities to 

expand opportunities for residents of all ages and abilities to live in areas near their 

employment and/or desired services. 

Land Use Categories 

The ñLand Use Planò (Map 01-3) is a primary component of the Pittsville Comprehensive Plan. 

It describes in words and mapped units the preferred land use characteristics deemed consistent 

with the Townôs vision. It is intended to provide adequate land to accommodate population and 

economic growth consistent with the Townôs land use and municipal growth goals, objectives, 

and policies. Also, these land use planning areas provide the basis for public decisions 

concerning such things as land use regulations and public facilities programming. Table 01-3 

summarizes the acreage in each land use category. The Land Use Plan includes the following 

areas: 
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Table 01-3: Land Use Plan Districts 

Land Use District  Acres Percent 

CBD ï Central Business 22 2% 

CM ï Core Mixed Use 44 5% 

CR ï Central Residential 281 29% 

SR ï Single Family Residential 468 49% 

RC ï Regional Commercial 17 2% 

MUE ï Mixed-Use Employment 71 7% 

Source: Peter Johnston & Associates, LLC 

 

Central Business District (CBD) 

The CBD serves as an identifiable community focal point.  It also is planned as the primary 

location of community-serving retail, service, and business uses within one-story and two-story 

buildings and may contain other compatible uses, such as civic and institutional uses of 

community-wide importance, specifically including second-floor residential uses. The Town will 

encourage infill and redevelopment of properties, including adding shops and businesses to serve 

neighborhoods within a comfortable walking distance. Capital improvement programming for 

this area will emphasize safe travel routes for pedestrians and bicyclists, especially for school 

students. Special attention will be given to streetscape qualities, including public parking, 

landscaping (e.g., street trees), signage, and lighting.  

Core Mixed Use (CM) 

The CM planning area is where the Town will encourage infill and redevelopment that increases 

the number of residents adjacent to and within easy walking distance to the CBD. Mixed 

residential infill and redevelopment, including multifamily, duplex, and townhouse units at 

higher densities will be encouraged. Also, the Town will support small business formation by 

allowing small retail and business establishments to develop as part of the mix of uses here. 

Capital improvement programming will focus on safe travel routes for pedestrians and bicyclists. 

Development regulations will address streetscape qualities, including landscaping, signage, and 

lighting - continuing the patterns established in the CBD. 

Central Residential Area (CR) 

A primary objective for the CR area is to encourage infill and redevelopment that increases the 

number of residents living near the CBD. The Town will seek to maximize value here by 

encouraging mixed residential infill and redevelopment including multifamily, duplex, and 

townhouse units at moderate densities.  
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Single Family Residential (SR) 

SR is the primary location for moderate density residential neighborhoods consisting of one and 

two-unit dwellings. New, infill and redevelopment should achieve net densities approaching 3.5 

dwelling units per acre. To increase value in the SR planning area, the Town will amend the 

Zoning Ordinance to allow clustering of smaller units in cottage development.  

Regional Commercial  (RC) 

The RC area is the primary location for more intense auto-oriented commercial and business uses 

requiring larger sites and generating high traffic counts. Uses here serve the region as well as the 

Town and are located to take advantage of access from US 50. The Town will include measures 

to minimize adverse traffic impacts on local streets. Development standards will address 

landscaping, signage, and lighting at these locations to create a positive image of the town at its 

primary gateway entrances. 

Mixed-Use Employment Area (MUE) 

The MUE includes land within the corporate limits as well as land planned for annexation in the 

future. This area is intended for development with a mix of intensive commercial, business and 

light industrial uses that require larger tracts of land and may benefit from visibility and access 

for US 50. Uses here are located to take advantage of access from US 50 and generate minimal 

traffic on local streets. Development standards will include measures to minimize adverse traffic 

impacts on local streets. Development standards will address landscaping, signage, and lighting 

at these locations to create a positive image of the town at its primary gateway entrances. 
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Map 01-1 Existing Land Use  
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Map 01-2 

Existing Zoning 
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Map 01-3 Land Use Plan
































































































































































